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Individuals with a disability requiring a reasonable accommodation in order to participate in any meeting 
should contact the Village of Brookfield (708) 485-7344 prior to the meeting.  Wheelchair access may be 
granted through the front (South) entrance of the Village Hall. 
 

 

 

 

 

 

 

 
 
 
 
 

REGULAR MEETING OF THE PLANNING AND ZONING COMMISSION 
 

AGENDA 
 

November 19th, 2020 - 7:00 P.M. 
 

Edward Barcal Hall -  8820 Brookfield Avenue 
Brookfield, IL 60513 

 

 
I. Call to Order 

 

II. Roll Call 
 

III. Public Hearings 
PZC Case 20-11 – Montessori Children’s Community Expansion Special Use  
PZC Case 20-12 – Institutional Adaptive Reuse Text Amendment  
 

IV. New Business 
Approval of Minutes  

 

V. Old Business 
 

VI. Staff Update 

 
VII. Next Meeting  

December 17th, 2020 (Rescheduled from December 24th, 2020) 
 

VIII. Public Comment  
 

IX. Adjournment  
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VILLAGE OF BROOKFIELD 
BROOKFIELD, ILLINOIS 60513 

 
JOURNAL OF THE PROCEEDINGS OF THE 
PLANNING AND ZONING COMMISSION 

 
HELD ON THURSDAY, OCTOBER 22nd, 2020 

IN THE BROOKFIELD VILLAGE HALL 
 
 
 
MEMBERS PRESENT:  Chairman:  Charles Grund; Commissioners: Jennifer Hendricks, Karen Ann Miller; Todd 

Svoboda, Mark Weber, Chris Straka; 
 
ALSO PRESENT:  Elyse Vukelich, Village Planner; Michael Schwarz, Director of Community & Economic 

Development; Michael Garvey, Village Trustee;  
 
On Thursday, October 22nd, 2020, Chairman Grund called the meeting of the Planning and Zoning Commission to order 
at approximately 7:00 P.M.  Chairman Grund conducted the roll call. 
 
Public Hearings  
None. 
 
New Business 
Approval of Minutes from September 24th, 2020 with amendments. Motion by Commissioner Svoboda, seconded by 
Commissioner Straka. Motion carries, 6-0. 
 
Old Business 
 
PZC Case 20-08 – Curb Cut Text Amendment 
 
Village Planner Elyse Vukelich gave a presentation on the proposed text amendment. She explained the discussions at 
Committee of the Whole in January and February 2020 that led to the genesis of the amendment. Previously, new curb 
cuts in residential districts were prohibited. On March 9th, 2020, the Village Board approved an amendment to Chapter 
46, which regulates Streets, Sidewalks and Rights of Way, which created a special use process for new curb cuts in 
residential districts, but only in the case of new construction with a two-car attached garage. When a text amendment 
to codify this process in the zoning code was brought before the Planning and Zoning Commission on June 25th, 2020, it 
was denied in part due to the requirement of a two-car attached garage, which the Commission felt could change the 
design of Brookfield’s residential streets. Vukelich explained that she was presenting both changes to Chapter 46 and 
Chapter 62, though the Planning and Zoning Commission does not have the authority to approve changes to Chapter 46.  
 
In the proposed text amendment, new curb cuts in residential districts are still a special use, but they are not limited to 
new construction. There is also no requirement that the home have a two-car attached garage. There is also a 16 foot 
limit on the width of the curb cut. This requirement was based on a survey of existing curb cuts in Brookfield. In addition, 
the amendment would codify curb cuts as a special use in the zoning code. 
 
COMMISSIONER DELIBERATION: 
 
Commissioner Hendricks stated that she appreciates the fact that the Board has already shown direction, but that the 
Commission’s hands are tied on the issue. She appreciates that the special use will need to be heard by the Commission. 
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However, she does not think that new curb cuts fit into the community, and she worries it will disincentivize use of the 
alleys. 
 
Commissioner Miller asked if the special use criteria could include looking at the actual need for the curb cut, and if that 
could be a basis for denial. She has seen situations in Brookfield where curb cuts seem unnecessary.  
 
Vukelich said that we will likely run into various unique scenarios in the future. She encouraged that the Commission 
look at the rest of the block in order to make these decisions. 
 
Commissioner Miller asked if we are trying to promote a more pedestrian friendly community, and whether or not that 
could be a reason to deny.  
 
Vukelich said it is the responsibility of the decision to make those determinations, but recommended that they look at 
how reliant the property is on the new curb cut. She also said that the special use process is not quick and will require a 
significant commitment from the applicant.  
 
Commissioner Svoboda recommended looking at the traffic on the street, and whether it is a one way street, has on-
street parking, as other factors to determine whether a curb cut is appropriate. 
 
Chairman Grund said he appreciates the fact that this will be a special use. He also feels some of these will not make the 
cut based on greenspace requirements. 
 
Commissioner Weber said it will be a case by case decision.  
 
Commissioner Straka agreed with the recommendation. 
 
Community Development Director Schwarz referenced the zoning ordinance, which gives the Commission scrutiny on 
each individual request. 
 
Commissioner Miller made a motion, seconded by Commissioner Straka, to approve PZC Case 20-08. The motion carried 
5-1.   
 
Staff Update  
Vukelich gave an update on the project heard at the last meeting, and said that she is working on a grant application to 
fund Phase I and II Engineering for Ogden Avenue. Community Development Director Schwarz gave an update on the 
Ogden Avenue Land Use Plan. 
 
Next Meeting: 
Scheduled for Thursday, November 19th, 2020. 
 
Public Comment: 
None. 
 
Adjournment 
At approximately 7:29 p.m. there was a motion made by Commissioner Miller to adjourn, seconded by Commissioner 
Hendricks. Motion carries, 6-0.  
 
 
 

 
 

 
Charles Grund 

Chairman 
Planning & Zoning Commission  

Vil lage of Brookfield  
Brookfield,  I l l inois  

/lls 



 Village of Brookfield 
 

 Planning and Zoning Commission  
Staff Report 

 
   
TO:   The Village of Brookfield’s Planning and Zoning Commission  
   
HEARING DATE:  November 19th, 2020        
           
FROM:       The Village of Brookfield’s Community Development Department 
 
PREPARED BY:  Elyse Vukelich, Village Planner 
 

        

TITLE 
 
PZC Case 20- 11 – Special Use Permit for Montessori Children’s Community Expansion; 
The applicant requests a special use permit to expand the Montessori Children’s Community at 
3424 Maple Avenue to include an outdoor play area.  
 

GENERAL INFORMATION 
 

APPLICANT:    Rocio Smith 
3216 Oak Avenue 

     Brookfield, IL 60513 
 
APPLICATION/NOTICE: The application has been filed in conformance with applicable 
procedural and public notice requirements.  
  

PROPERTY INFORMATION 
 
EXISTING ZONING:  C-3 Centralized Commercial District 
EXISTING LAND USE: Institutional  
PINs: 15-34-131-044-0000; 

15-34-131-045-0000; 
15-34-131-046-0000 

 
SURROUNDING ZONING AND LAND USES: 

North:   B Multi-Family District; Single Family Home 
South:   C-3 Centralized Commercial; Vacant 
East:   C-3 Centralized Commercial; Retail 
West:   C-3 Centralized Commercial; Office 
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ANALYSIS 
  
SUBMITTALS  
 

This report is based on the following documents, which are on file with the Community 
Development Department: 
 
1. Application for Public Hearing; 
2. Certification of Legal Notice Published November 4th, 2020 in the Riverside Brookfield 

Landmark; 
3. Signed Affidavit for the Mailed Letters to Surrounding Property Owners Indicating Public 

Hearing; 
 
BACKGROUND 
The Montessori Children’s Community has been in business at 3424 Maple Avenue since 2008. 
When they moved in, daycares were a permitted use in the C-3 Centralized Commercial District. 
On April 22nd 2019, the Village Board approved Ordinance 2019-18, which changed daycares 
from a permitted use to a special use in the C-3 District. As a result, the Montessori Children’s 
Community is considered a non-conforming use in this zoning district. 
 
Exhibit 1: Site Location and Aerial 

 
 
The Montessori Children’s Community applied for a fence permit in August of 2019 to enclose 
part of their parking lot and create an outdoor play area. The daycare has utilized nearby outdoor 
space for outdoor play but would prefer to have their own on site. During review of this permit, it 
became apparent that the creation of an outdoor play area constituted an “expansion” of the use, 
which is considered non-conforming. Section 62-389 of the Village Code, which governs 
expansions of non-conforming uses, states the following: 
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Sec. 62-389. - Extensions, expansions, enlargements, intensity. 

A nonconforming use of land shall not be extended, enlarged or increased in intensity. 
Such prohibited extensions, expansions, enlargements or increase in intensity shall 
include, but not be limited to: 

(1) Construction of or alteration to an accessory building, structure or establishment of an 
accessory use, including parking or loading areas, even where such accessory building, 
structure or use is in conformity with all other provisions and terms of this chapter. 

(2) An extension of use to include a building, structure or land, including parking and 
loading areas, not occupied for the purpose of such use on the effective date of the 
ordinance from which this chapter is derived or any amendment hereto which causes it to 
be nonconforming. 

 
Based on the second example in this code section, the Montessori Children’s Community needs 
a special use permit to create an outdoor play area in their parking lot. However, the existing use 
of the daycare within the building is permitted to continue, so long as it remains otherwise lawful.  
 
DISCUSSION 
The applicant plans to expand the existing daycare at 3424 Maple Avenue to add an outdoor play 
area just north of their building. The Montessori Children’s Community currently has 33 students, 
and six part-time faculty. They operate from 7:30 AM to 6:00 PM in the evening. Their building 
measures 3,400 square feet. 
 
The new outdoor play area would measure 1,256 square feet and would be enclosed by a cedar 
fence measuring six feet in height. The proposed enclosure would leave the Montessori Children’s 
Community with only two on-site parking spaces, whereas they currently have nine on-site parking 
spaces.  
 
 Exhibit 2: Proposed Fence (Highlighted in Yellow) 
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Parking 
According to Section 62-290 of the Village Code, daycares require “1.0 space per employee, plus 
1.0 space for each five children or adults.” The Montessori Children’s community, based on this 
calculation (33/5 = 6.6 +6 = 12.6 ~ 13), requires 13 parking spaces.  
 
There are three parallel parking spaces in front of the Montessori Children’s Community on the 
west side of Maple Avenue. According to Section 62-291(e) of the Village Code, “Nonresidential 
uses may count on-street parking spaces on public street rights-of-way abutting the subject 
property towards satisfying off-street motor vehicle parking requirements.” Therefore, the three 
parking spaces count towards their total requirement.  
 
In addition, Section 62-291(d) specifies that nonresidential uses may receive credit for public 
parking spaces nearby, so long as they meet the following requirements: 

(1) The nearest pedestrian entrance to the public parking lot or garage must be located 
within 1,000 feet of the lot on which the subject use is located; 

(2) The parking facility must be open to the general public from at least 8:00 a.m. to 8:00 
p.m; 

(3) Minimum parking requirements may be reduced by one parking space for every four 
parking spaces within the public parking lot or garage, not to exceed a total reduction of 
more than 25 spaces. 

The public parking on Broadway can account for this difference. A minimum of 32 parking spaces 
would need to be located within 1,000 feet to complete the required parking count. 
  
Exhibit 3: Distance of 1,000 feet from 3424 Maple  
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As shown above, all of the public parking on Broadway Avenue is within 1,000 feet. There are 
approximately 248 public parking spaces on Broadway Avenue alone. 
 
In conclusion, the 13 parking spaces required are made up of the following:  
 

 2 on-site parking spaces 
 3 parallel parking spaces in front of business 
 32 public parking spaces within 1,000 feet (32/4 = 8 parking spaces) 

 
Even though the Montessori Children’s Community is proposing to reduce their parking lot by 
seven parking spaces, they are still able to meet the requirements of the zoning code. 
 
PUBLIC COMMENT 
There have been three public comments submitted to Village Hall via email as of the writing of 
this report. All three comments are supportive of the project and are included in this packet. 
 
DISCUSSION 
Standards of Review for Special Uses 
Chapter 62-Zoning, Article IX, of the Village of Brookfield’s Code of Ordinances outlines the 
process and the standards of review for special uses. In developing its recommendation, the 
Planning and Zoning Commission shall determine the following (applicants answers below with 
staff comments in italics): 
 
If, and to what extent, the proposed special use at the particular location is necessary and 
desirable to provide a service or a facility; 
 
Founded in 2008, and providing quality education to our Community since, we are seeking to 
extend the use of our property by installing a fence. Prior to COVID, we used Harrison tot lot but 
for the health and well-being of the children we serve and our community, we are not visiting the 
park. Instead, we have been using our parking lot by blocking it off with safety cones. Fencing 
would create a safer outdoor environment for the children to play and develop their gross motor 
abilities.  
 
If, and to what extent, the proposed special use at the particular location is in the interest 
of the public convenience or will provide for the general welfare of the zoning district or 
the village as a whole; 
 
Neighboring properties are a restaurant, a liquor store, and a gas station. Their parking lot use is 
different than ours and is heavily used. Our students don’t drive, most parents are local, walk, 
and/or are parked for very short periods. Staff is here in shifts, when one is in, another is leaving 
therefore freeing up space. As a result, our parking lot largely sits empty and unused.  
 
Whether due to any unique or unusual circumstances, any special conditions, limitations, 
controls or other mechanisms should be undertaken to lessen or preclude any undesirable 
effects of granting the special use; 
 
We will be leaving two parking spaces unfenced and ample street parking is available.  
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RECOMMENDATIONS 
 

Staff recommends approval of the proposed special use permit. If Commissioners are in 
agreement with staff’s findings and recommendations, the Commission can vote to recommend 
approval of the proposed variance to the Village Board of Trustees. 
 
If Commissioners vote to recommend approval, staff anticipates the Planning and Zoning 
Commission recommendation will be reviewed by the Committee of the Whole on December 14th, 
2020 and by subsequent vote by the Village Board on January 11th, 2020. 
 
 
 






































